REPORT TO THE SOUTHERN AREA PLANNING COMMITTEE

Date of Meeting 23 May 2013

Application Number | S/2013/0294

Site Address Land opposite Woodford Mill, Middle Woodford, Salisbury, SP4 6NW
Proposal Creation of new access and farm track

Applicant / Agent Guy Rasch / Gerald Steer

Town/Parish Council | Woodford

Grid Ref E. 411977 N. 136021

Type of application Full Planning

Case Officer Charlie Bruce-\White

Reason for the application being considered by Committee

Clir Hewitt has called in the application due to local concern relating to matters of highways
safety.

1. Purpose of report

To consider the above application and the recommendation of the Area Development
Manager that planning permission be GRANTED subject to conditions.

2. Report summary
The main issues in the consideration of this application are as follows:

Principle of development;
Justification;

Character & appearance of the area;
Highways safety;

Other matters.
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Objections have been raised by the Parish Council and 17 third parties.
3. Site Description

The site relates to a parcel of land at Middle Woodford, which is used in connection with
the rearing of pheasants, situated directly off the main (C-class) road that runs through the
Woodford Valley. Behind the site, to the north-west, exists agricultural land in the
applicant’s ownership used in connection with grazing. The site is currently accessed via a
length of track which runs through the agricultural land to an existing access onto a road
known as Church Bottom. The site is outside of the Housing Policy Boundary.




4. Relevant Planning History

None relevant

5. Proposal

It is proposed to create a new vehicular access onto the road directly off the site, and to
form a new length of track to link up with the existing section.

6. Planning Policy

Local Plan: policies G1, G2, C2, C6, C20

Central government planning policy: NPPF

7. Consultations

Parish Council

Highways Officer

Environmental Health
Ecologist
Archaeologist

8. Publicity

Object due to potential for water run-off onto the road; access is
on a blind bend and would be a hazard to highways safety; and
it is not necessary as alternative access exists. If the
application is approved the Parish would like reassurance that
the land will not be built on.

No objection subject to conditions to secure visibility splays and
details of surface water drainage to prevent discharge onto the
highway.

No objection

No objection

No objection

The application was advertised by site notice and neighbour consultation.

17 letters of objection were received, raising the following concerns:

e Potential hazard to highways safety as access is on a blind/dangerous corner;

¢ Not necessary as the site can be satisfactorily accessed by alternative means;

e The site is on a higher level to the road and is close to the spring line and water
table, and therefore the creation of an access at this point could result in excess
water and mud being discharged onto the highway;

e Proposed drainage channels and soakaways to deal with the surface water are
likely to be ineffective due to ground conditions;

e Possible precursor to further development.



9. Planning Considerations
9.1 Principle of development

Local Plan policy C20 states that development which is essential to meet the needs of
agriculture, forestry and horticulture will be permitted in the countryside provided that it
can be demonstrated that;

(i) the development would be inappropriate in an urban area;

(i) the proposed development is directly related to a nearby holding or group of
holdings;

(i)  measures are included to prevent the pollution, over-abstraction and
degradation of water courses and groundwater sources.

9.2 Justification

The applicant details that the new access is necessary to serve the site as the existing
access on Church Bottom will be taken over by a prospective purchaser of the adjacent
agricultural land. The local planning authority has no control over whether this land is
sold or not, and the principle of an alternative access is considered reasonable, subject
to meeting other essential planning criteria such as not detrimentally affecting the
character and appearance of the countryside, and being acceptable in highway safety
terms. Regardless of whether the adjacent land is sold or not, it is noted that the
proposed access would provide a far more efficient and less onerous route to the
pheasant shed than the existing arrangement.

9.3 Character & appearance of the area

The proposed access would be formed within an existing earth bank off the highway,
and would project through an existing roadside hedge, albeit at a point where the
hedge is particularly thin and possibly dead. It would be a relatively modest access,
typical of many field accesses found within the area and wider countryside, and would
not require significant engineering works or significant removal of the hedge for the
purposes of creating visibility splays, since the road at the access point would be
naturally splayed in either direction. There would be a need, however, to trim back the
hedge to the south of the access to ensure adequate visibility in this direction, although
this would be relatively limited and new hedge planting could be undertaken behind the
existing hedge to reinforce it where necessary, in order to maintain the hedge-lined
character of the road. New hedge planting would also be undertaken to either side of
the access, protruding back into the site. As a result it is not considered that the
proposal would have an unacceptable visual impact within the countryside.

9.4 Highways safety

The Highways Officer has visited the site and undertaken pre-application discussions
with the applicant to ensure its optimum position. The access meets the required
visibility standards, as set out within national guidance, for the type of road and speed
of traffic expected on it.



In considering the objections raised by the Parish Council and third parties the
Highways Officer comments as follows:

The proposed access is on the outside of the bend which gives good visibility in
each direction. | am satisfied that the required visibility can be achieved with some
alterations to the hedge, which is under the control of the applicant. | accept that the
bend is fairly blind for users of the road. This is caused by the wall to Woodford Mill
on the inside of the bend. As the access is on the outside of the bend there will be
good visibility of and from the access. Visibility standards are set out in Manual for
Streets. If there is a problem of traffic ignoring the speed limit this is a matter for the
police to address.

The application includes a cut off drain at the edge of the carriageway discharging
to a soakaway. However, if the water table is as high as claimed by the objectors
the soakaway will not work and water will be discharged on to the highway. | have
checked with our area maintenance team and there are existing problems with
water discharge in the area. In view of this | consider that the applicant should be
required to demonstrate that the soakaway will be adequate to handle the expected
discharge. This will involved undertaking permeability tests in a trial pit and an
engineering design for the soakaway.

In conclusion, no highway objection is raised subject to conditions requiring the
formation/maintenance of the required visibility splays and further details of the
proposed drainage measures, the latter of which will require agreement prior to any
works commencing. Notwithstanding any agreed drainage scheme, it is an offence to
discharge water onto the highway, and the local highway authority can take action to
resolve such offences if this occurs.

9.5 Other matters

Several third parties have raised concerns that the proposal could be a precursor to
further development. However, any further development would be considered on a
case by case basis, and judged on its own merits, and notwithstanding this speculation
it is noted that the site is outside of the Housing Policy Boundary and residential
development would therefore be contrary to the provisions of the development plan.

10. Conclusion

The proposed access is considered to be justified development in the countryside that
would not have an unacceptable impact upon the rural character of the area and, subject
to conditions, would be acceptable in highway safety terms.

11. Recommendation
Planning Permission be GRANTED for the following reason:

The decision to grant planning permission has been taken on the grounds that the
proposed development would not cause any significant harm to interests of acknowledged
importance and having regard to the National Planning Policy Framework and the following
policies in the South Wiltshire Core Strategy, namely saved Local Plan policies G1, G2,
C2, C6, C20.



In accordance with paragraph 187 of the National Planning Policy Framework, Wiltshire
Council has worked proactively to secure this development to improve the social,
economic and environmental conditions of the area.

And subject to the following conditions:

1) The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

Reason: To comply with the provisions of Section 91 of the Town and Country
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2) The development shall only be undertaken in accordance with the following approved
plans:

Plan Ref....1090.P18.A3 Rev. A... Dated....01.03.13....
Plan Ref....1090.P19.A3 Rev. B... Dated....01.03.13....
Plan Ref....1090.P20.A3... Dated....16.04.13....

Reason: For the avoidance of doubt.

3) The access hereby approved shall not be brought into use until a visibility splay has
been provided between the edge of the carriageway and a line extending from a point
2.0 metres back from the edge of the carriageway, measured along the centre line of
the access, to a point 1.0m into the carriageway from the nearside edge 43 metres to
the south (right) from the centre of the access. Such splay shall thereafter be
permanently maintained free from obstruction to vision above a height of 900mm above
the level of the adjacent carriageway.

Reason: In the interests of highway safety.

4) No development shall commence on site until a scheme for the discharge of surface
water from the site (including surface water from the access/driveway), incorporating
sustainable drainage details, has been submitted to and approved in writing by the
Local Planning Authority. The development shall not be first brought into use until
surface water drainage has been constructed in accordance with the approved scheme.

Reason: To ensure that the development can be adequately drained and that no water
is discharged from the site on to the highway.

5) No development shall commence on site until plans (to be based upon a topographical
survey) have been submitted to, and agreed in writing by, the local planning authority
detailing the extent of alterations to the hedge to the south of the access in order to
meet the required visibility splay as set out in condition 3. The plans should include
proposals, including planting specifications, for the relocation/reinforcement of the
hedge further back from the highway where appropriate. Any new hedge planting
agreed shall be carried out in the first planting season following the first use of the
access or the completion of the development whichever is the sooner. Any hedge
plants which, within a period of five years, die, are removed, or become seriously
damaged or diseased shall be replaced in the next planting season with others of a
similar size and species, unless otherwise agreed in writing by the local planning
authority.



Reason: The required visibility splay to the south of the access will require the roadside
hedge to be trimmed back, and appropriate new planting should take place where this
is necessary in order to ensure that the hedge-lined appearance of the road is
maintained, in the interests of the rural character of the area.

INFORMATIVE:- Condition 4 (Surface water drainage)

It is understood that there are existing problems with water discharge in the area, and that
the water table is likely to be relatively high in the area of the site. The applicant will
therefore need to demonstrate that any soakaway will be adequate to handle the expected
discharge. This will involved undertaking permeability tests in a trial pit and an appropriate
engineering design for the soakaway.



